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This  document  is  an  attempt  to  define,  describe  and  evaluate  recent  innovative  planning 
and  zoning  approaches  based  upon  our  varied  and  intensive  experience  in  their  develop- 
ment in  a  number  of  projects.   Much  of  the  evaluation  was  done  in  recent  months  along 
with  the  preparation  of  several  speeches  and  presentations  including  the  presentations  by 
Jack  C.  Smith,  Director,  Division  of  Regional  and  Community  Planning,  to  the  Confer- 
ence of  the  International  Downtown  Executives  Association  in  Miami  and  the  County 
Planning  Commissioners  of  the  New  York  Region  on  March  8,  1974. 

We  are  concerned  with  defining  what  these  approaches  actually  are,  and  evaluating  their 
present  state  of  development  as  well  as  their  potential  for  further  development.  I  think 
what  is  evolving  is  not  so  much  "the  new  zoning",  as  it  tends  to  be  labeled  in  New  York, 
but  rather  a  new  planning  and  implementation  system  which  has  value  at  least  in  some 
of  the  important  sections  or  areas  of  cities  and  regions  —  especially  for  CBD's  and  de- 
velopment nodes  and  for  environmental  and  historic  preservation  areas. 

While  it  may  be  too  early  to  evaluate  fully  their  potential  for  further  development,  it 
may  well  be  that  the  evolution  to  date  has  only  scratched  the  surface  of  the  future  po- 
tential uses  and  applications. 

The  evaluation  is  organized  in  the  following  five  sections: 

1.  A  Brief  Review  of  the  Background  and  History  of  These  New  Approaches. 

2.  A  Description  of  the  Special  Greenwich  Street  Development  District,  Lower 
Manhattan,  New  York  City. 

3.  An  Evaluation  of  Some  of  Its  Uses  and  Advantages. 

4.  A  Description  of  Some  of  the  Types  of  Areas  in  Which  Special  Purpose 
Districts  Are  Being  Used. 

5.  A  Brief  Description  of  Two  Other  Projects  on  Which  We  Have  Worked 
Involving  Special  Purpose  Districts. 
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A  Brief  Review  of  the  Background  and  History  of  These  Approaches 

The  recent  history  of  innovative  zoning  approaches  including  special  design  districts  in 
at  least  two  cities,  New  York  and  Miami,  is  heavily  intertwined  with  the  history  of  in- 
centive zoning. 

The  first  step  in  the  development  of  incentive  zoning  devices  occurred  in  Chicago  in 
1955  and  1956  followed  by  the  City  of  New  York  in  1957  and  1958.   In  both  cities  the 
new  concepts  were  developed  as  a  part  of  the  preparation  of  new  zoning  ordinances. 
These  were  the  crude  pioneering  beginnings  involving  the  granting  of  floor  area  bonuses 
to  developers  in  return  for  constructing  plazas  and  arcades.    Since  then  at  least  a  dozen 
major  U.  S.  cities  have  instituted  some  form  of  incentive  zoning  with  varying  degrees  of 
sophistication. 

The  second  major  step  was  the  1966  San  Francisco  Downtown  Zoning  Study  which  de- 
veloped 10  bonus  features  which  were  incorporated  in  a  bonus  system  to  achieve  the 
five  following  purposes: 

1.  Improved  accessibility  as  related  to  rapid  transit  stations  and  parking  facilities 

2.  Improved  pedestrian  movement 

3.  Pedestrian  amenities 

4.  Light  and  air  to  the  street 

5.  View  protection  and  enhancement 

While  the  San  Francisco  effort  (with  a  semi-structured  system  of  bonuses  determined 
by  economic  analysis  and  judgment  as  to  public  benefits),  constituted  a  majoi  advance 
s   over  the  Chicago-New  York  step,  it  still  tended  to  be  a  zoning  tool  more  than  a  plan- 
ning and  implementation  tool  devised  to  legislate  precisely  a  specific  plan  along  with 
detailed  urban  design  guidelines. 

The  third  major  step  has  taken  place  in  the  City  of  New  York  in  the  last  few  years 
stemming  from  two  types  of  efforts: 

1.       The  development  of  a  new  set  of  improved  incentive  zoning  devices  \ised  through- 
out the  CBD  without  a  formally  adopted  comprehensive  plan  or  a  special  zoning 
district  plan  and  district.   This  effort,  as  well  as  the  second  type  of  effort  de- 
scribed below,  occurred  because  of  increased  awareness  and  concern  for  such 
urban  planning  and  urban  design     problems  and  opportunities  as  the  following: 
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a.  The  problems  of  pedestrian  movement  and  subway  access. 

b.  Vitally  needed  facilities  and  services. 

c.  Highly  desirable  amenities. 

2.       The  development  of  special  design  zoning  districts  which  involve  developing  a 
plan  for  an  area  and  then  legislating  it  through  zoning.    To  some  observers  this 
is  by  far  the  more  significant  advance. 

In  terms  of  sophistication  and  effectiveness  this  step  is  light  years  beyond  that  of 
traditional  zoning  and  appreciably  beyond  steps  1  and  2  described  earlier.  Although 
still  called  zoning  in  New  York  City  —  or  the  "new  zoning"  —  since  the  zoning  ordinance 
is  used  as  the  primary  legal  and  administrative  vehicle,  these  new  approaches  in  fact 
more  closely  resemble  urban  renewal  plans  and  include  both  plans  and  the  means  for 
implementing  them.   The  approaches  and  concepts  are  derived  not  only  from  urban  re- 
newal approaches,  but  also  from: 

1.  Subdivision  regulations 

2.  High  rise  planned  unit  development  regulations  (really  low  rise  adopted  to 
high  rise) 

3.  Special  assessment  districts  for  public  improvements 

At  this  point  it  is  important  to  note  that  this  planning  and  implementation  approach  is 
not  dependent  upon  the  use  of  incentive  zoning  devices  and  may  be  used  with  any  number 
of  other  financial  approaches.   This  will  be  explained  in  greater  detail  in  Point  14  on 
page  7  of  this  document.   If  this  approach  is  conceived  of  as  being  merely  an  off-shoot 
of  incentive  zoning,  the  result  may  be  a  misconception  of  what  the  system  has  in  fact 
become  as  well  as  what  its  potential  for  further  development  may  be.   The  "new  zoning" 
label  and  related  semantic  problems  may  further  this  misconception. 

Of  the  various  special  purpose  districts,  the  Special  Greenwich  Street  Development 
District  is  perhaps  the  most  advanced  to  date.    A  brief  description  of  this  district 
follows.   Two  other  urban  design  plans  and  special  zoning  districts  on  which  we  have 
worked  are  briefly  described  at  the  end  of  this  document. 

Greenwich  Street  Development  District,  Lower  Manhattan,  New  York  City 

Just  inland  from  the  Battery  Park  City  project  and  south  of  the  World  Trade  Center  lies 
the  Greenwich  Street  Development  District.  The  plan  and  special  zoning  regulations  for 
this  district  drew  heavily  on  this  firm's  planning  and  zoning  experience  and  marks  a 
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significant  advance  in  development  of  new  planning  and  implementing  tools. 

Several  reviews  of  this  project  have  noted  that  there  are  basic  or  universal  aspects 
of  the  approach  which  are  of  value  nationally  as  well  as  elsewhere  in  New  York  City. 
Among  the  reasons  for  this  are  the  following-:   1)  It  is  the  first  attempt  to  accomplish 
in  a  privately  owned  area  many  of  the  objectives  previously  only  thought  possible  in 
urban  renewal  areas  or  publicly  owned  areas;  2)  It  is  the  first  special  district  in  New 
York  City  to  place  prime  emphasis  on  implementing  a  plan  for  the  infrastructure  of 
the  area  particularly  for  improved  pedestrian  circulation,  better  access  to  subway 
stations  and  related  transportation  problems. 

The  plan  and  its  means  of  implementation  were  developed  concurrently  focusing  on 
the  two  following  basic  points:  1)  What  are  the  greatest  needs  and  opportunities  of 
the  area,  and  2)  In  what  ways  can  the  relevant  public  agencies  most  meaningfully 
intervene  in  the  development  process  as  related  to  these  problems  or  opportunity 
areas. 

As  the  Wall  Street  Financial  District  expands  into  this  area,  the  special  district  zon- 
ing regulations  will  require  developers  to  provide  their  share  of  the  public  improve- 
ments as  specified  in  the  special  district  plan.   In  return,  developers  will  be  entitled 
through  bonus  provisions  to  build  larger  buildings  returning  more  rent  than  would 
otherwise  be  possible.   The  plan  includes  a  program  of  improvements  to  the  network 
of  subway  stations  serving  the  larger  area,  an  elevated  pedestrian  circulation  system 
passing  through  buildings  and  over  streets  and  eventually  connecting  to  the  Battery 
Park  City  pedestrian  circulation  system,  a  series  of  spacious  plazas  and  open  air 
cafes  at  intervals  along  the  elevated  pedestrian  system,  and  special  provisions  to 
assure  adequate  retail  shops,  restaurants  and  other  services.    Frequent  escalator 
connections  will  be  provided  between  the  various  levels. 

Ada  Louise  Huxtable  wrote  in  an  article  entitled  "An  Appraisal:  Concept  Points  to 
City  of  Future"  in  the  New  York  Times,  December  6,  1970: 

"New  York  is  the  first  City  to  legislate  precise  planning  results.   It  is  the  first  to 
make  mandatory  circulation  patterns  part  of  prescribed  retail  and  recreational  uses. 
And  it  is  the  first  to  tap  its  builder  strength  —  a  unique  New  York  feature  —  to  make 
these  improvements  possible  through  profitable  cooperation  of  the  private  sector. 

"The  Greenwich  Street  Development  District  is  an  extraordinarily  shrewed  and  pro- 
gressive scheme,  at  once  a  visionary  and  pragmatic  investment  in  the  future    [f  i1 
succeeds,  it  will  put  New  York  on  more  than  the  zoning  map. " 
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An  Evaluation  of  Some  of  the  Uses  and  Advantages 

This  evaluation  of  the  uses  and  advantages  of  this  new  planning  and  implementation 
system  is  based  upon  our  varied  and  intensive  experience  in  their  development  in  a 
number  of  projects  in  addition  to  the  Special  Greenwich  Street  Development  District. 
These  include  the  Downtown  Miami  Zoning  Plan,  the  Battery  Park  City  Special  Plan  and 
District,  and  the  Special  Environmental  Preservation  District  for  the  Staten  Island 
Greenbelt. 

Some  of  the  principal  advantages  of  this  new  planning  and  implementation  system  can 
be  briefly  summarized  as  follows: 

1.  It  constitutes  a  new  type  of  municipal  financing  by  inducing  private  developers 
to  provide  their  share  of  public  improvements  in  return  for  floor  area  bonuses. 
Thus,  needed  public  improvements  can  be  built  without  tapping  the  City's  scarce 
capital  funds. 

2.  It  establishes  a  new  and  more  productive  and  effective  method  for  the  relevant 
public  agencies  to  intervene  successfully  in  the  development  process  with  the 
objectives  of  improving  the  quality  of  development. 

3.  An  unusual  and  key  element  in  the  practical  success  of  this  approach  is  that  it 
can  achieve  better  merging  and  coordination  of  public  and  private  plans,  economic 
interests  and  investments. 

4.  The  quality  of  new  development  can  be  improved  by  means  of  area  plans  in  special 
zoning  districts  which  can  achieve  more  precise  and  detailed  planning  and  design 
results  while  granting  more  flexibility  from  traditional  zoning  regulations.  Such 
plans  can  be  bolder  in  establishing  planning  and  urban  design  goals,  objectives  and 
guidelines  than  the  traditional  zoning  ordinance  while  remaining  within  sound  public 
policy  and  legal  constraints. 

5.  It  is  especially  useful  in  areas  undergoing  private  development  and  redevelopment 
where  urban  renewal  or  other  approaches  are  neither  justified  nor  feasible.  Plans 
developed  for  such  areas  to  some  degree  resemble  urban  renewal  plans  whi<  h  can 
be  enacted  into  legislation  through  special  zoning  districts  which  are  implemented 
as  areas  are  privately  developed  or  rebuilt. 

6.  Either  by  itself  or  in  combination  with  other  planning  implementation  devices  it 
has  the  potential  for  achieving  the  gradual  development  of  entire  planned  systems 
of  circulation,  parking  and  other  public  features  and  amenities  such  as  landscaped 
open  space  systems  as  an  area  is  developed. 
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7.  Some  of  the  primary  deficiencies  and  hang-ups  of  traditional  zoning  can  be  over- 
come by  this  system  including  the  constraints  of  the  individual  zoning  lot  and  in- 
dividual ownership.   Developers  can  be  required  and  encouraged  through  incen- 
tive zoning  to  build  systems  of  public  ctnd  private  amenities  such  as  small  urban 
spaces  or  mini-parks.   In  much  the  same  way  that  in  lower  density  residential 
districts,  single  family  houses  are  encouraged  to  cluster  by  means  of  planned  unit 
development  regulations,  higher  density  residential  and  office  buildings  can  be 
encouraged  to  group  together,  even  though  in  separate  ownerships,  thereby  achiev- 
ing "mini-parks"  by  means  of  combined  open  spaces  and  perhaps  also  saving  land 
to  the  benefit  of  both  the  developer  and  municipality. 

8.  Special  areas  such  as  those  adjoining  appropriate  parts  of  the  riverfronts  in  down- 
town areas  with  special  environmental  features  to  be  preserved,  protected  or  en- 
hanced can  be  better  handled  and  environmental  preservation  better  achieved  by 
means  of  environmental  design  and  planning  guidelines  in  special  environmental 
preservation  districts  or  in  special  design  districts.   Similar  approaches  can  be 
used  for  the  preservation  of  historic  buildings. 

9.  In  all  or  designated  parts  of  downtown  areas  retail  facilities  can  be  required  „o  be 
provided  as  new  buildings  are  constructed.   One  of  the  most  serious  problems 
affecting  many  downtown  areas  is  the  inadequate  amount  or  rapid  decline  in  facil- 
ities for  eating  and  shopping  as  private  redevelopment  displaces  older  buildings 
containing  these  facilities.   Typically  the  floor  space  and  the  size  of  the  visiting 
and  working  population  needing  these  facilities  is  greatly  increased  by  the  new  de- 
velopment. 

10.  Key  new  activities  such  as  new  apartment  buildings  or  theaters  can  be  encouraged 
to  be  built  in  downtown  areas  through  incentive  zoning.    For  example,  to  assist 
those  downtown  areas  in  meeting  the  goal  of  increasing  the  residential  population 
in  or  near  such  areas,  a  series  of  bonus  incentives  can  be  devised  for  new  resi- 
dential and  mixed  residential  and  commercial  buildings. 

11.  These  new  approaches  can  be  used  as  a  device  for  the  timing  and  staging  of  re- 
quired private  facilities  as  related  to  future  public  improvements.   In  downtown 
Miami,  we  developed  a  strategy  of  timing  whereby  the  Phase  I  elements  con- 
tained in  the  Special  District  Plan  are  for  immediate  implementation,  but  the 
Phase  II  elements  are  shown  on  the  Phase  II  map  and  will  be  implemented  after 
all  decisions  related  to  possible  changes  in  location  and  detailed  alignnu  nl  ol  the 
new  rapid  transit  system  have  been  made. 

12.  Special  zoning  district  plans  also  have  value  as  a  coordinating  device  in  the  plan- 
ning and  review  activities  of  a  number  of  public  agencies  dealing  with  public  im- 
provements as  related  to  new  development. 
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13.  These  new  approaches  can  provide  the  basis  for  developing  needed  additional 
financial  mechanisms  and  strategies  including  the  transfer  and  sale  of  develop- 
ment rights  and  the  establishment  of  a  Special  Downtown  Development  Fund  for 
downtown  improvements.   In  such  a  fund  developers  may  contribute  cash  in  lieu 

of  providing  required  facilities  which  are  impractical  to  provide  on  their  sites,  are 
premature  because  of  related  developments,  or  can  better  be  provided  in  another 
location  in  common  with  other  developer's  required  facilities  (e.g.  pooled  open 
space  or  pooled  parking  facilities).   This  approach  is  closely  analogous  to  sub- 
division control  regulations  which  permit  a  cash  contribution  toward  a  site  else- 
where when  there  is  no  possibility  of  providing  a  school  or  park  site  in  a  satis- 
factory location.   Such  a  fund  was  established  in  the  Special  Greenwich  Street 
Development  District  and  is  being  used  to  improve  the  seven  subway  stations  in 
and  adjacent  to  the  Special  District.   In  Downtown  Miami,  we  have  recommen  led 
the  use  of  cash-in-lieu  provisions  and  a  district  fund  for  required  accessory 
parking  to  be  pooled  and  built  within  a  service  radius  of  the  developer's  buildings. 

14.  The  approach  is  not  dependent  upon  the  use  of  incentive  zoning  devices.   It  can 
be  used  with  any  number  of  other  financial  approaches  including  but  not  limited 
to  one  or  more  of  the  following:   1)  special  assessment  districts;  2)  the  tax  in- 
crement districts  such  as  are  permitted  by  enabling  legislation  in  the  states  of 
California  and  Minnesota;  3)  other  forms  of  tax  abatement  including  the  type  per- 
mitted in  the  state  of  Missouri;  and  4)  the  issuance  of  revenue  bonds.  For  example, 
the  Special  Battery  Park  City  District  in  Manhattan  does  not  involve  incentive  zoning 
in  any  form  because  of  the  fact  that  with  the  power  of  the  Battery  Park  City  Authority 
to  issue  revenue  bonds  incentive  zoning  was  considered  not  to  be  required.  ^ 

15.  There  are  a  number  of  related  additional  administrative  and  legal  advantages  in 
having  the  plan  and  its  implementation  devices  contained  in  one  document  including 
the  following: 

a.     Zoning  becomes  the  means  for  effectively  legislating  and  implementing  the 
plan  for  an  area. 


1)  Our  thinking  is  somewhat  comparable  to  the  related  field  of  environmental 
conservation  where,  in  the  more  successful  programs,  public  powers  and 
financial  programs  are  being  used  in  combination  with  private  actions  and 
financial  programs  (such  as  the  use  of  land  trusts)  and  special  regulatory 
regulations  as  recommended  in  our  report:  "An  Environmental  Conservation 
Program  for  New  York  City's  and  Other  Natural  Resources." 
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b.  It  is  simpler  and  faster  to  enact  one  document  in  one  step  rather  than  the 
plan  and  then  later  the  zoning  regulations  in  two  steps. 

c.  In  addition,  it  is  helpful  to  developers  to  have  the  planning  and  zoning  guide- 
lines contained  in  one  document.    As  noted  earlier,  this  can  also  simplify 
the  review  process  by  the  relevant  public  agencies.   This  is  similar  to  the 
longer  term  trend  toward  development  codes  containing  in  one  integrated 
document  building,  zoning  and  subdivision  regulations. 

16.  This  new  approach  goes  far  toward  filling  the  long  standing  need  of  "putting 
planning  into  zoning"  and  establishing  a  new  type  of  planning  guidance  system. 
This  system  has  an  important  place  at  the  region-wide  or  city-wide  scale. 
Every  area  of  a  region  or  city  does  not  need  the  same  type  or  level  of  detail 
of  its  planning  and  implementation  program  any  more  than  it  requires  the 
same  degree  of  comprehensiveness  in  its  plan.   There  is  the  extraordinary 
range  of  types  of  areas  in  the  typical  region  and  city  from  stable  single  family 
areas  to  natural  environmental  or  historic  preservation  areas  to  booming  CBD's. 
For  some  of  these  areas  somewhat  different  types  of  guidance  and  management 
systems  are  required  including  the  nature  of  plans  and  implementation  programs. 
The  difference  is  not  only  a  matter  of  sophistication  but  also  a  matter  of  the  type 
or  nature  of  the  plan  and  implementation  program. 

17.  Finally,  it  establishes  a  new  type  of  planning  process  which  calls  for  the  use  of 
planning  and  urban  design  skills  in  a  much  more  effective  and  creative  way. 

A  Description  of  Some  of  the  Types  of  Areas  in  Which  Special  Purpose 
Districts  Are  Being  Used. 

This  is  a  very  versatile  approach  and  set  of  implementation  tools  which  can  be  used 
flexibly  and  in  a  variety  of  ways  in  different  sections  of  typical  CBD's  and  urban  areas. 
Among  the  types  of  areas  and  ways  in  which  incentive  zoning  and  special  purpose  zoning 
districts  are  being  or  may  be  used  are  the  following: 

1.  In  privately  owned  areas  where  urban  renewal  or  similar  approaches  are  neither 
justified  nOr  feasible.   The  Special  Greenwich  Street  Development  District  is  an 
excellent  example  of  this  as  are  sections  of  downtown  Miami,  Toledo  and  other 
CBD's  with  which  we  are  familiar. 

2.  In  publicly  owned  areas  where  urban  renewal  or  similar  approaches  are  considered 
not  to  be  needed  but  where  definitive  urban  design  plans  in  special  zoning  districts 
are  required.   Incentive  zoning  devices  may  or  may  not  be  required.  The  recently 
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adopted  special  zoning  district  plan  for  Battery  Park  City  is  a  good  example;  of 
such  publicly  owned  areas.  Also  it  was  considered  and  concluded  that  the  use 
of  incentive  zoning  was  not  required. 

3.  Urban  renewal  areas  which  have  been  deferred  because  of  the  cuts  in  Federal 
urban  renewal  funds  or  for  other  reasons  but  which  can  be  successfully  developed 
privately  with  adequate  urban  design  plans  and  zoning  incentives  in  special  purpose 
zoning  districts. 

4.  In  all  or  major  sections  of  downtown  areas  using  two  or  more  of  the  following  three 
planning  and  implementation  tools:  a)  a  new  downtown  plan,  b)  a  special  zoning 
district  for  all  or  most  sections  of  the  downtown  area,  and  c)  revisions  of  the  basic- 
system  of  zoning  districts,  zoning  maps  and  regulations.   Ideally  all  three  should 
be  used  as  a  total  planning  and  implementation  system  as  exemplified  by  our  Miami 
Report  including  the  timing  of  new  zoning  and  design  controls  as  related  to  public 
and  private  planned  investments  and  improvements. 

5.  Areas  adjacent  to  successful  publicly  or  privately  developed  projects  which  are 
beginning  to  experience  new  development  or  rehabilitation  stimulated  in  part  by 
the  successful  projects.   This  is  happening  in  some  of  the  older  areas  adjoining 
Charles  Center  in  downtown  Baltimore,  and  the  City  has  been  considering  the  use 
of  incentive  zoning  and  special  design  zoning  districts  to  guide  and  further  stimulate 
private  development  and  investment. 

6.  Areas  adjacent  to  existing  or  firmly  committed  public  improvements  such  as  rapid 
transit  systems  or  park  systems.   Downtown  Miami  has  both  a  committed  and 
financed  future  rapid  transit  system  and  an  expanding  system  of  public  parks.  The 
special  zoning  district  plan  took  these  public  investments  as  the  primary  focus  for 
relating  and  encouraging  private  investment.   Manhattan  has  both  an  existing  rapid 
transit  system  around  which  special  district  plans  have  been  partly  evolved  (as  in 
the  Special  Greenwich  Street  District)  as  well  as  the  new  2nd  Avenue  Subway  now 
being  designed  and  constructed  with  a  similar  special  zoning  district.  Baltimore 
and  other  cities  have  similar  opportunities  with  existing,  expanding  or  new  rapid 
transit  systems  and  transit  station  development  nodes. 

7.  Areas  with  unique  or  highly  specialized  activities  such  as  Manhattan's  Theater 
District  or  the  Lincoln  Square  District  around  Lincoln  Center  with  special  zoning 
district  plans.    Miami  is  considering  a  special  zoning  district  for  its  fisheries, 
marinas  and  related  activities  along  a  section  of  the  Miami  River. 

8.  Areas  containing  key  natural  or  environmental  features  and/or  historic  buildings 
to  be  preserved.   We  have  just  completed  a  special  environmental  preservation 
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zoning  district  for  the  New  York  City  Department  of  City  Planning  to  be  used  to 
preserve  the  Staten  Island  Greenbelt  and  similar  areas  in  the  City.   We  are 
doing  similar  work  on  an  environmental  and  historic  area  for  Tarrytown,  New 
York.   On  pages  33  and  34  of  our  Miami  Report  you  will  note  the  development 
of  special  design  controls  for  "environmental  areas"  adjacent  to  Biscayne  Bay 
and  the  Miami  River. 

I  would  like  to  stress  the  fact  that  these  are  just  some  of  the  concepts,  approaches  and 
ways  of  using  special  purpose  zoning  districts  which  have  been  developed  or  are  cur- 
rently being  developed.   It  should  be  clear  that  this  is  a  very  useful,  versatile  and  flex- 
ible tool  especially  in  CBD's. 

A  Brief  Description  of  Two  Other  Special  Purpose  Districts 

There  follows  a  brief  description  of  two  other  urban  design  plans  and  special  zoning 
districts  on  which  we  have  worked.   While  there  are  some  similarities  in  the  urban 
design  concepts  in  the  plans  (and  also  very  important  differences),  the  nature  of  the 
areas  in  terms  of  problems  and  opportunities  and  the  planning,  legal  and  administra- 
tive problems  are  quite  different. 

Downtown  Miami  Zoning  Plan —  The  firm  was  engaged  to  prepare  a  zoning  plan  for 
implementing  the  urban  development  plan  prepared  by  Wallace  McHarg  Roberts  and 
Todd  for  the  central  business  district  of  Miami,  Florida.  The  zoning  plan  includes 
1)  a  special  district  plan  specifying  semi-public  and  private  facilities  to  be  provided 
in  connection  with  new  development,  2)  a  group  of  optional  features  which  developers 
may  provide  in  return  for  floor  area  bonuses  and  3)  a  set  of  new  and  revised  zoning 
districts  for  the  CBD  to  replace  those  presently  in  effect. 

The  elements  of  the  special  district  plan  include  landscaped  streets  and  waterfront 
paths,  an  arcade  system,  special  waterfront  development  controls,  retail  require- 
ments for  new  development  in  the  retail  business  center,  requirements  for  the  align- 
ment of  building  facades  and  flexible  regulations  for  controlling  the  size  and  location 
of  permitted  and  required  off-street  parking  facilities. 

The  urban  development  plan  also  proposes  interconnecting  ground  level  and  upper  level 
systems  of  pedestrian  ways  and  bridges  and  plazas  tied  in  to  proposed  elevated  rapid 
transit  stations.    As  the  rapid  transit  system  is  built  and  new  development  takes  place 
near  the  new  stations,  the  required  links  in  the  system  of  pedestrian  facilities  will  be 
provided  by  developers  so  that  eventually  an  entire  elevated  pedestrian  network  will 
connect  rapid  transit  stations  with  major  downtown  destinations. 

A  carefully  developed  strategy  of  timing  and  staging  has  been  evolved  for  both  public 
and  private  improvements,  in  which  those  elements  of  the  plan  which  can  and  should 
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be  implemented  immediately  are  in  Phase  I  and  those  elements  which  can  only  be  im- 
plemented in  the  future  are  in  Phase  n. 

Battery  Park  City  Special  District  Plan  —  As  consultant  to  the  Battery  Park  City 
Authority  and  in  collaboration  with  the  Office  of  Lower  Manhattan  Development  the 
firm  participated  in  the  preparation  of  an  urban  design  plan  for  Battery  Park  City. 
This  plan  was  incorporated  into  a  Special  Zoning  District  containing  a  new  set  of 
special  urban  design  controls  prepared  by  the  firm  and  later  enacted  by  the  City. 

The  Special  District  Plan  and  its  urban  design  controls  and  related  regulations  are 
concerned  with  matters  of  overriding  public  interest.   It  establishes  required  public 
pedestrian  connections  from  the  interior  of  Lower  Manhattan  to  the  waterfront,  re- 
quires an  esplanade  along  the  waterfront,  a  series  of  plazas  and  parks  connected  by 
the  Waterfront  Esplanade,  a  north-south  shopping  mall  connecting  with  pedestrian 
spaces  in  the  office  complex,  and  several  visual  corridors.    The  visual  corridors  are 
corridors  of  space  extending  existing  streets  and  providing  visual  and  physical  con- 
tinuity from  the  old  City  through  the  new  Battery  Park  City  development  to  the  water- 
front. 

The  Special  District  regulations  require  the  provision  of  retail  shopping  and  eating 
establishments  in  amounts  determined  by  the  floor  area  allocated  to  office  use  and 
the  number  of  dwelling  units.  In  addition  there  are  special  frontage  requirements  for 
retail  shops  and  restaurants  along  the  shopping  mall,  the  enclosed  pedestrian  spaces 
and  a  portion  of  the  esplanade. 
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